


 

 
 
To:  John McDonough, City Manager 
 
From:  Nancy J. Leathers, AICP, Acting Director of Community Development 
 
Date:   September 1, 2011 for submission onto the September 20, 2011 City Council meeting 
 
Agenda Item:  RZ11-006/U11-002 1140 & 1150 Hammond Drive, a request to rezone the subject property 

from Mix (Mixed Use District) conditional to Mix (Mixed Use District) conditional to allow 
multi-family dwelling use and to allow height Use Permits. 

 
 
CMO (City Manager’s Office) Recommendation: 
APPROVAL CONDITIONAL of the request to rezone the subject property from Mix (Mixed Use District) 
conditional to Mix (Mixed Use District) conditional to allow multi-family dwelling use and to allow height Use 
Permits. 
 
Background: 
The site is located on the north side of Hammond Drive and on the east side of Peachtree-Dunwoody Road.  The 
subject property is zoned MIX (Mixed Use District) conditional under Z08-032/U08-014/U08-015/CV08-027 and 
subsequently modified under U09-003 and ZM09-002/CV09-002.  The subject property is slated to be fully 
developed with mixed use commercial and office, hotel, senior housing independent living apartments, and a 
health center. 

Under Z08-032/U08-014/U08-015/CV08-027 and subsequently under U09-003 and ZM09-002/CV09-002 the 
owner/developer was generally approved for: 

- 753,000 gross square feet of retail, service commercial, and/or office and associated accessory uses. 

- 479 senior housing independent living units. 

- 92 skilled and assisted living beds. 

- A 160-room hotel (11 stories). 

Minimum Development Standards 

Minimum front yard: 20 feet  

Minimum side corner yard (Hammond Drive): 12 feet 

Minimum side yard (east and west): 10 feet 

Minimum rear yard: 10 feet 

Minimum heated floor area per dwelling unit: 850 square feet 

Minimum internal setbacks, separations, landscaping and buffering between uses is as shown on the site plan 
which shall comply with the local governing building codes 

Maximum building height: 30 stories 

Minimum 20% of the site shall be common open space of which 15% shall be green space  
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Discussion: 
Under Z08-032/U08-014/U08-015/CV08-027 and subsequently under U09-003 and ZM09-002/CV09-002 the 
owner/developer was generally approved for:  1) A specific site plan; 2) A seven (7) story commercial building 
(Goddard School); 3) A thirty (30) story Senior Living Center having 479 units and 92 skilled & assisted living 
beds; and  4) An eleven (11) story, 160 room Hotel .   

Currently, under RZ11-006/U11-002, the applicant is now requesting to:  1) Revise the approved site plan; 2) 
Maintain the existing seven (7) story commercial building (Goddard School)(U11-002#1); 3) Abandon the Use 
Permits for the thirty (30) story Senior Living Center having 479 units and 92 skilled & assisted living beds for a 
Use Permit to allow up to a six (6) story Apartment Complex having 345 units and a parking garage (U11-002#2); 
and 4) Keep the Use Permit approval for the eleven (11) story, 160 room Hotel (U11-002#3).  

Concurrent Review: 
The staff held a Focus Meeting on July 6, 2011 at which the following city departments provided comments: 
 
 Building and Development Division 
 Fire Department 
 Transportation Division 
 Code Enforcement 
 
In addition, the following external departments were contacted for comment: 
 
 Atlanta Regional Commission 
 Fulton County Board of Education 
 Fulton County Department of Environment and 

Community Development  
 Fulton County Department of Public Works 
 Fulton County Environmental Health Services 

(comments received) 
 Sandy Springs Council of Neighborhoods 
 Sandy Springs Revitalization Inc. 
 Georgia Department of Transportation 
 City of Atlanta Department of Watershed 

Management (comments received)    
 U.S. Postal Service Address Management 

Systems 
 MARTA 
 Fulton County Emergency Management  
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Rezoning Petition No. RZ11-006/U11-002 

 
HEARING & MEETING DATES 

Community Zoning 
Information Meeting 

Community Developer 
Resolution Meeting 

Planning Commission 
Hearing 

Mayor and City 
Council Hearing 

 
June 28, 20011 July 28, 2011 August 18, 2011 September 20, 2011 

APPLICANT/PETITIONER INFORMATION 
Property Owners Petitioner Representative 

Corporate Campus, LLC Corporate Campus, LLC Nathan V. Hendricks, III 
PROPERTY INFORMATION 
Address, Land Lot, 
and District 

1140 & 1150 Hammond Drive 
Land Lot 18, District 17 

Council District 5 

Frontage and Area 
796.39 feet of frontage along the north side of Hammond Drive and 1,076.38 feet of 
frontage along the east side of Peachtree-Dunwoody Road.  The subject property has a 
total area of 19.4274 acres (approximately 846,258 s.f.) 

Existing Zoning and 
Use 

MIX (Mixed Use District) conditional under Z08-032/U08-014/U08-015/CV08-027 and 
subsequently modified under U09-003 and ZM09-002/CV09-002.  The subject property 
is slated to be fully developed with mixed use commercial and office, hotel, senior 
housing independent living apartments, and a health center.  

Interim 2027 
Comprehensive 
Future Land Use Map 
Designation 

Live Work Regional (LWR) 
Node 6: Perimeter Community Improvement District (PCID) 

Proposed Use MIX (Mixed Use District) 
INTENT 

TO REZONE THE SUBJECT PROPERTY FROM MIX (MIXED USE DISTRICT) CONDITIONAL TO MIX 
(MIXED USE DISTRICT) CONDITIONAL TO ALLOW MULTI-FAMILY DWELLING USE AND TO 

ALLOW HEIGHT USE PERMITS. 
 
Under Z08-032/U08-014/U08-015/CV08-027 and subsequently under U09-003 and ZM09-002/CV09-002 the 
owner/developer was generally approved for:  1) A specific site plan; 2) A seven (7) story commercial building 
(Goddard School); 3) A thirty (30) story Senior Living Center having 479 units and 92 skilled & assisted living 
beds; and  4) An eleven (11) story, 160 room Hotel .   
 
Currently, under RZ11-006/U11-002, the applicant is now requesting to:  1) Revise the approved site plan; 2) 
Maintain the existing seven (7) story commercial building (Goddard School)(U11-002#1); 3) Abandon the Use 
Permits for the thirty (30) story Senior Living Center having 479 units and 92 skilled & assisted living beds for a 
Use Permit to allow up to a six (6) story Apartment Complex having 345 units and a parking garage (U11-
002#2); and 4) Keep the Use Permit approval for the eleven (11) story, 160 room Hotel (U11-002#3).       
 

DEPARTMENT OF COMMUNITY DEVELOPMENT RECOMMENDATION 
RZ11-006 – APPROVAL CONDITIONAL 

U11-002#1 – APPROVAL CONDITIONAL 
U11-002#2 – APPROVAL CONDITIONAL 
U11-002#3 – APPROVAL CONDITIONAL 
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PLANNING COMMISSION RECOMMENDATION 
RZ11-006 - APPROVAL CONDITIONAL 

U11-002#1 – APPROVAL CONDITIONAL 
U11-002#2 – APPROVAL CONDITIONAL 
U11-002#3 – APPROVAL CONDITIONAL  

 
The petition was heard at the August 18, 2011 Planning Commission meeting.  The Commission 
recommended approval subject to Staff conditions.  Approved (4-3, Pond, Rubenstein, Tart, and Duncan for; 
Maziar, Thatcher, and Rupnow against). 
 

Location Map 

 

62



RZ11-006/U11-002 

Prepared by the City of Sandy Springs Department of Community Development for the Mayor and City Council Hearing on September 20, 2011 
 

DT 8.31.11             Page 3 of 23 

BACKGROUND 
The site is located on the north side of Hammond Drive and on the east side of Peachtree-Dunwoody 
Road.  The subject property is zoned MIX (Mixed Use District) conditional under Z08-032/U08-014/U08-
015/CV08-027 and subsequently modified under U09-003 and ZM09-002/CV09-002.  The subject 
property is slated to be fully developed with mixed use commercial and office, hotel, senior housing 
independent living apartments, and a health center. 
 
Under Z08-032/U08-014/U08-015/CV08-027 and subsequently under U09-003 and ZM09-002/CV09-002 
the owner/developer was generally approved for: 
 

- 753,000 gross square feet of retail, service commercial, and/or office and associated accessory 
uses. 
- 479 senior housing independent living units. 
- 92 skilled and assisted living beds. 
- A 160-room hotel (11 stories). 
 
Minimum Development Standards 
Minimum front yard: 20 feet  
Minimum side corner yard (Hammond Drive): 12 feet 
Minimum side yard (east and west): 10 feet 
Minimum rear yard: 10 feet 
Minimum heated floor area per dwelling unit: 850 square feet 
Minimum internal setbacks, separations, landscaping and buffering between uses is as shown on 
the site plan which shall comply with the local governing building codes 
Maximum building height: 30 stories 
Minimum 20% of the site shall be common open space of which 15% shall be green space  

 
EXISTING LAND USE AND ZONING OF ABUTTING PROPERTY 
 

SUBJECT 
PETITION 
RZ11-006 
U11-002 

 

Requested 
Zoning Proposed Use Land Area 

(Acres) 

Square 
footage or 
Number of 

Units/Rooms 

Density 
(Square footage or 
Units/Rooms per 

Acre) 

MIX 

Office/Retail/Service 
Commercial 

 
 

Apartment Complex 
 

Hotel 

19.4274 

 
 
 

753,000 gsf 
 

   
      345 units 

 
160  rooms 

 
 

 
   38,759.69 sf/ac 

 
 

17.76 units/ac 
 

---------------------- 
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Location in 
relation to 

subject 
property 

Zoning Use Land Area 
(Acres) 

Square 
Footage or 
Number of 

Units 

Density (Square 
Feet or Units Per 

Acre) 

North 
O-I 

conditional 
Z81-0151 

Peachtree-Dunwoody 
Square office 

condominiums  - 6111 
Peachtree-Dunwoody 

Road 

5.09 48,200 sf 9,470 sf/ac 

East 

DeKalb County  
 

High Street Project 
Northwest corner of Hammond Drive and Perimeter Center Parkway  

Brief Description of Project: Mixed use project consisting of 1,500 apartments, 1,500 
condominiums, 400 hotel keys, a net increase of 138,556 SF of office space (an existing 

261,444 SF office space that will be torn down to make room for a new 400,000 SF office 
space). 325,000 SF of retail space and 75,000 SF of restaurant space. Note: 235,000 SF of 

existing office will remain. 

 

South 
MIX  

conditional 
RZ08-014 

Hammond Center – 
1155 Hammond Drive 

Office 
Retail 

Restaurant 
Hotel 

Residential Units 

7.22 

20,000 
50,000 
20,000 

120 
398 

2,770.08 
6,925.21 
2,770.08 

--- 
55.12 

South 
MIX  

conditional 
RZ06-021 

Palisades – 5901-5909 
Peachtree-Dunwoody 

Road 
Office 

Commercial 
Residential units 

Hotel 

22.96 

 
 
 
 

1,151,200 
50,000 

210 
200 

 
 
 
 

50,139.37 
2,177.70 

9.15 
--- 

Southwest 

MIX, 
conditional 
Z05-0079 

(DRI) 

Concourse – Concourse 
Parkway & Peachtree-

Dunwoody Road – 
Retail 
Office 

Residential 

11.28 

 
70,000 sf 

181,913 sf 
650 units 

 
6,205.67 sf/acre 

16,127.04 sf/acre 
57.62 units/acre 

West 
C-1 

conditional 
Z96-0119 

Publix Shopping 
Center -  6010 

Peachtree-Dunwoody 
Road – Retail/Office 

9.29 99,628 sf 10,724.22 sf/acre 

West 
O-I 

conditional 
Z94-0024 

Comfort Suites Hotel - 
6110 Peachtree-

Dunwoody Road 
1.61 123 rooms 76.40 rm/ac 

West 
O-I 

conditional 
Z85-0032 

Hilton Suites Hotel - 
6120 Peachtree-

Dunwoody Road 
4.25 224 rooms 52.71 rm/ac 
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Zoning Map 
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Future Land Use Map 
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Photographs 
 

  
Subject Property Subject Property 

  
Subject Property Subject Property 
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North: Peachtree Dunwoody Square Office 

Condominiums –  
Looking West: Comfort Suites Hotel - 6110 Peachtree-

Dunwoody Road 

  
Looking South West: Publix Shopping Center -  
6010 Peachtree-Dunwoody Road 

South: Hammond Center 1155 Hammond Drive 
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South: Hammond Center 1155 Hammond Drive South and East: Perimeter Center – corner of 

Peachtree Dunwoody Road and Hammond Drive 

  
Looking East down Hammond Dr. into the City of 

Dunwoody 
Offices to be replaced by Apartments 
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Offices to be replaced by Apartments Sign 

 
Sign 
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SITE PLAN ANALYSIS 

The site plan provided by the applicant indicates the following site coverage: 
 

• Approximately 211,565 s.f. (25%) of existing and proposed buildings’ footprints  
• Approximately 33,850 s.f. (4%) of other existing and proposed hardscape 
• Approximately 469,673 s.f. (55.5%) of existing and proposed parking surface 
• Approximately 715,000 s.f. (84.5%) of total existing and proposed impervious surface   
• Approximately 131,258 s.f. (15.5%) of the proposed Open Space would be Green Space 

 
The site plan provided by the applicant also indicates the following: 

 
Minimum front yard: 20 feet  
Minimum side corner yard (Hammond Drive): 12 feet 
Minimum side yard (east and west): 10 feet 
Minimum rear yard: 10 feet  

PARKING AND TRAFFIC IMPACT ANALYSIS 
A traffic impact study for the original proposal was submitted both to the Georgia Regional Transportation 
Authority (GRTA) and to the Sandy Springs Public Works Department for review due to the project’s 
Development of Regional Impact (DRI) status. A revised traffic plan is not required for this rezoning proposal. 
See attached GRTA Notice of Decision and Conditions dated March 25, 2005.  Also, see the attached Perimeter 
Town Center Multi-Family Apartment Trip Generation Memorandum dated received August 11, 2011 by the 
Department of Community Development.    
 
Based on Section 18.2.2., Shared Parking and Section 18.2.3, Reduction of the Basic Requirement (for proximity to 
MARTA reduce minimum by 10%) the entire corporate campus site is required to have a minimum of 1,463 
parking spaces to serve the proposed development.  According to the site plan, the applicant would provide a 
total amount of 1,757 spaces.  The applicant would provide the required parking spaces in surface parking areas 
and parking decks. 
 
LANDSCAPE PLAN ANALYSIS 
The subject property is located within the Perimeter Community Improvement Design District (PCID).  The site 
plan shows streetscape consistent with Section 12B(1).5, Design Standards and Enforcement of Design Standards, 
which includes street trees, sidewalks, pedestrian lighting, etc. along the Peachtree-Dunwoody Road and 
Hammond Drive frontages of the subject property. 
 
The MIX (Mixed Use District) zoning classification requires that 20% of the overall site be maintained as 
common outdoor area to be maintained by the property owner(s).  The site plan indicates the aforementioned 
open space requirement would be met and it indicates that 15.5 % of the open space would be 
landscaping/green space.   
 
 
ENVIRONMENTAL SITE ANALYSIS 
The Environmental Site Analysis Report is sufficient and satisfies the requirements of the Sandy Springs Zoning 
Ordinance.  The site does contain a stream located under the southeastern corner of the lot for a distance of 
about 300 feet.   The site does not contain any known wetlands, steep slopes, sensitive plants and/or protected 
animal species, or archaeological/historical sites.  The site is not located within any floodplains. The report, in 
its entirety, is within the case file as a matter of record. 
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DEPARTMENT COMMENTS 

The staff held a Focus Meeting on July 6, 2011 at which the following departmental comments were provided: 
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Sandy Springs 
Engineering Plan 
Reviewer 

 There are no development requirements that need to be addressed at this 
time. 

Sandy Springs 
Building Plan 
Reviewer 

 There are no building requirements that need to be addressed at this 
time. 

Sandy Springs  
Landscape 
Architect/Arborist 

 There are no landscaping requirements that need to be addressed at this 
time. 

FI
R

E 
D

EP
T.

 

Sandy Springs Fire 
Protection Engineer 

 Refer to 120-3-3, “503.1.1 Buildings and facilities. Approved fire 
apparatus access roads shall be provided for every facility, building or 
portion of a building hereafter constructed or moved into or within the 
jurisdiction as determined by the local Fire Chief and/or Fire Code 
Official of the responding fire department or agency. The fire apparatus 
access road shall comply with the requirements of this section and shall 
extend to within 150 feet (45.7 m) of all portions of the facility or any 
portion of the exterior wall of the first story of the building as measured 
by an approved route around the exterior of the building or facility.”   

 
 Buildings shall be separated per IBC 602. 
 
 Fire lanes shall be provided per the Sandy Springs Ordinance. 
 
 Should the community be gated, a KNOX system will be required. 
 
 There will have to be a fire hydrant or hydrants within 500 feet of the 

most remote portion of the building that can supply the required fire 
flow. The fire flow will be calculated when the site plan is submitted. 

TR
A

N
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O
R
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O
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Sandy Springs 
Department of 
Transportation, 
Planning Engineer 

 To obtain development permits the final engineered site plan must 
conform to all development regulations at time of submittal, other 
applicable sections of the ordinance, and the COSS standard detail design 
for divided entrance. 

 Public Works anticipates that the proposed rezoning, as indicated by the 
site plan, will cause an excessively burdensome use of existing streets or 
transportation facilities.  

Georgia Department 
of Transportation 

 The subject area is located within the limits of project CR 
262/HAMMOND DRIVE FROM DEKALB COUNTY LINE TO SR 400 , 
P.I.#753300, CM000-7533-00(000), FULTON COUNTY (see attached 
letter). 
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PUBLIC INVOLVEMENT 
Required Meetings 
The applicant attended the following required meetings: 

− Community Zoning Information Meeting held June 28, 2011 at the Sandy Springs City Hall 
− Community/Developer Resolution Meeting held July 28, 2011 at the Sandy Springs City Hall 

 
Public Comments 
 
There has been concern over the following:  
 

- Traffic impact 
- Maximization of Green Space 
- Lack of amenities for children and utilization of Open Space 
- Ability to convert to Condominiums 

 
Notice Requirements 
The petition was advertised in the Daily Report on August 11, 2011 and August 25, 2011.  The applicant has 
posted a sign issued by the Department of Community Development along the frontages of Peachtree-
Dunwoody Road and Hammond Drive on July 8, 2011. 
 
Public Participation Plan and Report 
The applicant will meet the Public Participation Plan requirements.  The applicant will be required to submit the 
Public Participation Report seven (7) days prior to the Mayor and City Council Hearing on September 20, 2011.  
The Public Participation Report must be submitted on or before September 13, 2011. 
 
ZONING IMPACT ANALYSIS 

Per Article 28.4.1, Zoning Impact Analysis by the Planning Commission and the Department, the staff shall make a 
written record of its investigation and recommendation on each rezoning petition with respect to the 
following factors: 

A. Whether the zoning proposal will permit a use that is suitable in view of the use and development of adjacent and 
nearby property.  

Finding: The staff is of the opinion that the proposal is suitable in view of the existing density and 
character of the surrounding area, which includes similar mixed-use projects with DRI status. 

B. Whether the zoning proposal will adversely affect the existing use or usability of adjacent or nearby property. 

Finding: The staff is of the opinion that the proposal will not adversely affect the existing use and 
usability of adjacent property. 

C. Whether the property to be affected by the zoning proposal has a reasonable economic use as currently zoned. 

Finding: The staff is of the opinion that the property has a reasonable economic use as currently zoned. 
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D. Whether the zoning proposal will result in a use which will or could cause an excessive burdensome use of existing 
streets, transportation facilities, utilities, or schools. 

Finding: The staff does anticipate a significant impact on the surrounding transportations system.  See 
attached GRTA Notice of Decision and Conditions dated March 25, 2005.  Also, see the 
attached Perimeter Town Center Multi-Family Apartment Trip Generation Memorandum dated 
received August 11, 2011 by the Department of Community Development. 

E. Whether the zoning proposal is in conformity with the policies and intent of the land use plan. 

Finding: The staff is of the opinion that the proposal is mostly consistent with the Future Land Use 
Map, which designates the property as Living-Working Regional (LWR).  The proposal lends 
itself to the overall intent of the LWR designated areas that are intended for high 
intensity/density mixed land uses (residential and commercial) and intended for major 
transportation areas and areas having significant concentrations of employment.  The subject 
property is located in the Perimeter Community Improvement District (PCID), which is 
composed of high-density residential, regional office, and commercial developments that 
would support such a use.  The applicant is proposing to allow for uses consistent with MIX 
zoning.   

 
                         The LWR land use designation recommends:  Over 20 units/acre of residential density and 

over 25,000 sf/acre of business density, a case-by-case square foot/tenant limitation.  The 
applicant is proposing a business density of 38,759.69 sf/acre.  The applicant is proposing a 
residential density of 17.76 units/acre.    

 
                           The LWR land use designation recommends:  20% of Open/Green Space (15% must be Green 

Space and the remaining 5% may be Open or Green Space).  The site plan provided by the 
applicant indicates the proposed Open Space to be 20% (169, 000 s.f.).  15.5% (131,258 s.f.) of 
the proposed Open Space would be Green Space.   

 
                        The subject site is located in Living Working Node 6:  Perimeter Community Improvement 

District (PCID).  The vision, guidelines and policies of Node 6 are as follows:   
 

Vision: 
 

1. Parcels around the Dunwoody, Sandy Springs and Medical Center MARTA transit 
stations should have high-density developments incorporating a mix of land uses 
including residential, commercial and institutional uses. 

2. New developments should incorporate internal roads creating a network of secondary 
roads that distribute the vehicular traffic to include inter-parcel access whenever 
possible. 

3. New development should incorporate open and green space features such as plazas, 
parks and similar features. 

4. Preserve single-family neighborhoods surrounding the PCID’s residential core. 
5. New residential development should encourage home ownership in balance with rental 

housing. 
6. Encourage the inclusion of institutions and schools in the area, in order to create a true 

urban center.   
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Guidelines and Policies: 
 

1. Residential density should be above 20 units per acre. 
2. Commercial and office densities should be above 25,000 square feet per acre. 
3. Building heights should not be limited in this area. 

 
4. At least 20% of a site shall be maintained as open space. 
5. The densities and heights referenced as appropriate for this area shall be reduced when 

there are conflicts with existing single-family neighborhoods. 
6. Density and/or height bonuses, beyond the recommendations of the Comprehensive 

Plan, may be approved by the Mayor and City Council for the development or 
redevelopment of assembled properties consisting of a minimum of five (5) or more 
acres.  The approval of bonuses will be based on the merits of the project relative to 
whether it provides desirable attributes that meet or exceed the goals and objective of 
the Comprehensive Plan.  Such goals may include, but not be limited to the following: 

7. Providing significant green space or open space that exceeds the minimums established 
in Table 1.5. 

8. Providing shared parking to other properties in the area or encouraging/requiring the 
use of alternative transportation options.  This may include, but not be limited to, 
providing direct or planned access to MARTA services. 

 

F. Whether there are other existing or changing conditions affecting the use and development of the property which give 
supporting grounds for either approval or disapproval of the zoning proposal. 

Finding: The staff is of the opinion that there are no existing or changing conditions affecting the use 
and development of the property, which give supporting grounds for approval or denial of the 
applicant’s proposal. 

G. Whether the zoning proposal will permit a use which can be considered environmentally adverse to the natural 
resources, environment and citizens of Sandy Springs.  

Finding: The staff is of the opinion that the proposal will not permit a use, which can be considered 
environmentally adverse to the natural resources, environment and citizens of Sandy Springs. 

 

 USE PERMIT CONSIDERATIONS 
Under Z08-032/U08-014/U08-015/CV08-027 and subsequently under U09-003 and ZM09-002/CV09-002 the 
owner/developer was generally approved for:  1) A specific site plan; 2) A seven (7) story commercial building 
(Goddard School); 3) A thirty (30) story Senior Living Center having 479 units and 92 skilled & assisted living 
beds; and  4) An eleven (11) story, 160 room Hotel .  
 
Currently, under RZ11-006/U11-002, the applicant is now requesting to:  1) Revise the approved site plan; 2) 
Maintain the existing seven (7) story commercial building (Goddard School)(U11-002#1); 3) Abandon the Use 
Permits for the thirty (30) story Senior Living Center having 479 units and 92 skilled & assisted living beds for a 
Use Permit to allow up to a six (6) story Apartment Complex having 345 units and a parking garage (U11-
002#2); and 4) Keep the Use Permit approval for the eleven (11) story, 160 room Hotel (U11-002#3). 
 
Per Article 19.2.4, Use Permit Considerations, the City Council shall consider each of the following: 
A. Whether the proposed use is consistent with the Comprehensive Land Use Plan and/or Economic Development 

Revitalization plans adopted by the City Council;  
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Finding:       The staff is of the opinion that the proposal is mostly consistent with the Future Land Use Map, 
which designates the property as Living-Working Regional (LWR).  The proposal lends itself to 
the overall intent of the LWR designated areas that are intended for high intensity/density mixed 
land uses (residential and commercial) and intended for major transportation areas and areas 
having significant concentrations of employment.  The subject property is located in the 
Perimeter Community Improvement District (PCID), which is composed of high-density 
residential, regional office, and commercial developments that would support such a use.  The 
applicant is proposing to allow for uses consistent with MIX zoning.  
 
The subject site is located in Living Working Node 6:  Perimeter Community Improvement 
District (PCID).  The vision, guidelines and policies of Node 6 include the following: 
 

• No limitation on building height.  
• Parcels around the Dunwoody, Sandy Springs and Medical Center MARTA transit 

stations should have high-density developments incorporating a mix of land uses 
including residential, commercial and institutional uses. 

• New developments should incorporate internal roads creating a network of secondary 
roads that distribute the vehicular traffic to include inter-parcel access whenever 
possible. 

• New development should incorporate open and green space features such as plazas, 
parks and similar features. 

• New residential development should encourage home ownership in balance with rental 
housing. 

• Encourage the inclusion of institutions and schools in the area, in order to create a true 
urban center. 

B. Compatibility with land uses and zoning districts in the vicinity of the property for which the Use Permit is proposed; 

Finding: The staff is of the opinion that the proposed use and height are compatible with the land uses 
and zoning districts in the vicinity of the property.  The property is located within a corridor that 
features similar developments and is located in the Perimeter Community Improvement District 
(PCID), which also promotes a mix of uses at higher densities and heights.  

 
C. Whether the proposed use may violate local, state and/or federal statutes, ordinances or regulations governing land 

development; 
Finding: The staff is of the opinion that the proposed height would not violate any local, state, and/or 

federal statutes, ordinances, or regulations. The property is located within a corridor that features 
similar developments and is located in the Perimeter Community Improvement District (PCID), 
which also promotes higher heights. 

D. The effect of the proposed use on traffic flow, vehicular and pedestrian,  along adjoining streets;  

Finding: The staff is of the opinion that the overall project will have an impact on vehicular and pedestrian 
traffic flow along the property frontages.  See attached GRTA Notice of Decision and Conditions 
dated March 25, 2005.  Also, see the attached Perimeter Town Center Multi-Family Apartment 
Trip Generation Memorandum dated received August 11, 2011 by the Department of Community 
Development. 

E. The location and number of off-street parking spaces; 
Finding: The applicant has provided sufficient parking for the proposal consistent with the requirements 

of the Zoning Ordinance. 
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F. The amount and location of open space; 
Finding: The overall project has provided for streetscape consistent with the PCID standards including 

sidewalks, street trees, and decorative lighting. 
 
                         The site plan provided by the applicant indicates the proposed Open Space to be 20% (169, 000 

s.f.).  15.5% (131,258 s.f.) of the proposed Open Space would be Green Space. 
G. Protective screening; 
Finding: The overall project has provided the required landscape strips and buffers, except along 

Peachtree-Dunwoody Road where the applicant has received a concurrent variance to reduce the 
required twenty (20) foot landscape strip to ten (10) feet around an existing retail building (CV07-
028). 

H. Hours and manner of operation; 

Finding: The applicant has indicated the mixed use development would operate in a manner consistent 
with several other developments in the area. 

I. Outdoor lighting; and 

Finding: The overall project has provided for pedestrian lighting as required under the PCID standards. 

J. Ingress and egress to the property. 
  

Finding: The overall project intends the property to be accessed by four (4) curb cuts, two (2) along 
Hammond Drive and two (2) along Peachtree-Dunwoody Road. 
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CONCLUSION TO FINDINGS 

It is the opinion of the staff that the proposal is in conformity with the intent of the Comprehensive Plan 
Policies and the Future Land Use Map.  Therefore, based on these reasons, the staff recommends APPROVAL 
CONDITIONAL of this petition. 
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STAFF RECOMMENDED CONDITIONS 
 
Should the Mayor and City Council decide to approve the petition, the staff recommends that the approval be 
subject to the following conditions.  The applicant’s agreement to these conditions would not change staff 
recommendations.  These conditions shall prevail unless otherwise stipulated by the Mayor and City Council. 
 

1. To the owner’s agreement to restrict the use of the subject property as follows: 
 

a. Retail, service commercial, and/or office and associated accessory uses, including all exterior 
food and beverage service areas, at a maximum density of 38,759.69 gross square feet per acre 
or 753,000 gross square feet, whichever is less, but excluding convenience stores with gas 
pumps, commercial amusements, and freestanding fast food restaurants, except for bagel, 
pastry and coffee shops, and ice cream parlors. 
 

b. To the existing seven (7) story commercial building (Goddard School)(U11-002#1), to a six (6) 
story Multi-family Complex having 345 units and a parking garage (U11-002#2), and to an 
eleven (11) story, 160 room Hotel (U11-002#3).   

 
c. To a maximum 160-room hotel. 

 
d. To a maximum 345 unit Multi-family Complex 

 
2. To the owners agreement to abide by the following: 

 
a. To the Rezoning Site Plan submitted to the Department of Community Development dated 

received August 11, 2011.  Said site plan is conceptual only and must meet or exceed the 
requirements of the Zoning Ordinance and these conditions prior to the approval of a Land 
Disturbance Permit. Unless otherwise noted herein, compliance with all conditions shall be in 
place prior to the issuance of a Certificate of Occupancy. 

 
3. To the owner’s agreement to provide the following site development standards: 

 
a. The minimum design standards are: 

 
Minimum front yard (Peachtree Dunwoody Road): 20 feet  
Minimum side corner yard (Hammond Drive): 12 feet 
Minimum side yard: 10 feet 
Minimum rear yard: 10 feet 
Minimum internal setbacks, separations, landscaping and buffering between uses is as shown 
on the site plan which shall comply with the local governing building codes. 

 
b. The owner/developer shall dedicate fifty-five (55) feet of right-of-way from centerline of 

Peachtree-Dunwoody Road along the entire property frontage or ten and one-half (10.5) feet 
from back of curb, whichever is greater, to the City of Sandy Springs. 

 

79



RZ11-006/U11-002 

Prepared by the City of Sandy Springs Department of Community Development for the Mayor and City Council Hearing on September 20, 2011 
 

DT 8.31.11             Page 20 of 23 

c. The owner/developer shall dedicate sufficient right-of-way from centerline of Hammond Drive 
along the entire property frontage as depicted on the “Additional Right of Way Exhibit” in the 
Appendix of the Hammond Drive Corridor Report, from Peachtree-Dunwoody Road to 
Perimeter Center Parkway, prepared for the Fulton County CID, DeKalb County CID, & 
Perimeter CID, by Kimley–Horn and Associates, Inc. on January 2008, such that the ultimate 
right-of-way shall be 135 feet in width.  The aforementioned Additional Right of Way Exhibit is 
attached and dated received August 5, 2011 by the Department of Community Development. 

 
d. The new proposed curb cut on Hammond Drive, that is proposed to be approximately 680 feet 

east of the centerline of Peachtree-Dunwoody Rd, shall be designed to have exit lanes 
configured to have a right, straight thru lane, and left turn lanes which shall be subject to the 
approval of the Public Works Department at the time of LDP. The exit lanes shall not have 
bisecting entry points to those exit and entry lanes a minimum of approximately 130 feet from 
the proposed curb line of Hammond Drive. Until a traffic signal is operational at this curb cut 
only one exit lane would be functional. No gates shall be within the entrance and exit lanes off 
of this Hammond Drive curb cut less than 300 lane feet from the northerly curb of Hammond 
Drive. 

 
e. Traffic within the property shall be able to circulate through the existing and proposed parking 

garages and exit on to Hammond Drive subject to the approval of the Public Works 
Department. 

 
f. By the owner/developer, Hammond Drive shall be milled, resurfaced, and pavement markings 

placed stripped to points acceptable to the Public Works Department to enable a 200 foot long 
eastbound left turn lane into the new curb cut in accordance with the Rezoning Site Plan dated 
received August 11, 2011 by the Department of Community Development or as designated by 
the Public Works Department. 

 
g. An 8 inch wide by 6 inch tall concrete header curb, painted with traffic yellow, shall be placed 

by the owner/developer along the centerline of Hammond from Peachtree Dunwoody Road to 
the proposed new traffic signal/driveway as directed by the Public Works Department.   

 
h. The most westerly existing curb cut off of Hammond Dr shall be made into a right turn in and 

right turn out driveway at time of receiving a LDP in accordance with the Rezoning Site Plan 
dated received August 11, 2011 by the Department of Community Development. 

 
i. The owner/developer shall provide intersection improvements and signal upgrades as may be 

required by the Public Works Department for the roads along the frontages of the subject.  
 

j. Prior to issuance of an LDP for the proposed Hotel, permanent easements shall be recorded 
allowing for future interparcel access along the entire boundary of the adjacent properties to the 
north and east.  Prior to issuance of an LDP for the proposed Hotel, the owner/developer shall 
attempt to provide interparcel access with the adjacent property to the north; however, should 
the owner/developer not come to an agreement on interparcel access at that time, the 
owner/developer shall provide documentation of such.   Prior to issuance of an LDP for the 

80



RZ11-006/U11-002 

Prepared by the City of Sandy Springs Department of Community Development for the Mayor and City Council Hearing on September 20, 2011 
 

DT 8.31.11             Page 21 of 23 

proposed Hotel, interparcel access to the east shall occur considering any future infrastructure 
construction in DeKalb/Dunwoody. 

 
k. At the existing most easterly curb cut this driveway will be allowed to operate as a right turn in 

and out provided it is reconstructed as directed by the Public Works Department. This 
driveway will be permanently closed after 24 months of the issuance of the LDP for any portion 
of this project or as directed by the Public Works Department. 

 
l. Prior to the issuance of a Certificate of Occupancy for the proposed Multi-family complex, a 

traffic signal study, as designated by the Public Works Department, will be conducted by the 
owner for proposed traffic signal at the most northerly curb cut on Peachtree Dunwoody Road.  
This will also include a traffic signal construction design plan that will be approved by the 
Public Works Department.   

 
m. A traffic signal study, as designated by the Public Works Department, will be conducted by the 

owner for proposed traffic signal at the proposed curb cut on Hammond Drive. This will also 
include a traffic signal construction design plan that will be approved by the Public Works 
Department. 

 
n. The property owner shall install and/or escrow funds for Traffic signals at the most northerly 

curb cut on Peachtree Dunwoody Road and at the proposed curb cut on Hammond Drive, as 
determined and approved by the Public Works Department.  The traffic signal hardware and 
software shall be similar to the newest traffic signals installed within the Perimeter CID District. 

 
o. No more than two (2) curb cuts on Peachtree-Dunwoody Road; one to align with existing 

median break and the other restricted to right-in/right-out.  Said curb cut location and design 
shall be subject to the approval of the Public Works Department at time of LDP. 

 
p. No more than three (3) curb cuts on Hammond Drive.  Said curb cut location and design shall 

be subject to the approval of the Public Works Department at time of LDP. 
 

q. The owner/developer shall install a westbound right turn lane from Hammond Drive onto 
Peachtree-Dunwoody Road. Said improvement shall be installed at such time a new Land 
Disturbance Permit is approved by the Department of Community Development. 

 
r. The owner/developer shall follow the Hammond Drive Construction Access Phasing Plan 

dated received August 11, 2011 by the Department of Community Development or as directed 
by the Public Works Department.  

 
s. The parking lanes aisle that exit into the travel lane that would enter or exit the site at the most 

northerly curb cut on Peachtree Dunwoody Road shall be made right in and right out. 
 

t. To reduce the required twenty-five foot (25’) impervious stream buffer to zero feet (0’) and the 
required fifty foot (50’) undisturbed natural stream buffer to five feet (5’) to permit an 
encroachment of 6504 square feet of impervious surface into the twenty-five foot (25’) 
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impervious setback and 16,935 square feet of disturbed pervious and impervious area into the 
fifty foot (50’) undisturbed buffer. (CV08-027) 

 
u. To delete the required twenty (20) foot landscape strip along the area adjacent to the retail 

building and  existing parking along the west property line as shown on the site plan dated July 
22, 2011 (Peachtree-Dunwoody Road frontage) (CV08-027). 

 
v. To allow for an additional freestanding sign on the Peachtree-Dunwoody Road frontage (CV08-

027).  Said sign shall be no larger than seventy-two (72) square feet with a maximum height of 
eight (8) feet. 

 
w. To allow internal signs throughout the site to be used as directional signage (CV08-027).  Said 

signs shall be no larger than twenty (20) square feet with a maximum height of six (6) feet. 
 

x. Not less than 20% of the total acreage shall be maintained as common outdoor open space for 
the use and benefit of the residents.  Said common outdoor open space shall be marked by 
appropriate signage and must be accessible via a road or walking trail to the rest of the 
development. 

 
y. Not less than 20% of the site shall be maintained as Open Space of which 15% shall be Green 

Space. 
 
z. To allow for two (2) additional freestanding signs on the subject property.  Said signs shall have 

a maximum sign area of thirty-two (32) square feet and a maximum height of eight (8) feet and 
located along the Hammond Drive frontage, on the most eastern entrance to the development, 
as shown on sign elevation plan dated February 3, 2009. (CV09-002) 

 
aa. Pursuant to The Tree Conservation Ordinance, Administrative Standards & Best Management 

Practices – Landscape Strips, Buffers and Parking (A.4) to allow a permanent structure 
(retaining wall) within a landscape strip. (V09-012) 
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Attachments 
 
Letter of Intent received June 7, 2011 
First Amendment to the application received July 6, 2011 
Applicant Zoning Impact Analysis dated received June 7, 2011 
Applicant Use Permit Considerations dated June 7, 2011  
Rezoning Site Plan(s) received June 7, 2011 and August 11, 2011 
Unit Mix Plans and Renderings dated received July 28, 2011 
Letter GDOT received March 23, 2009 
GRTA Notice of Decision dated March 25, 2005 
Letter City of Atlanta Dept. of Watershed Management received July 29, 2011 
Hammond Drive Construction Access Phasing Plan dated received August 11, 2011  
Additional Right of Way Exhibit dated received August 5, 2011 
Perimeter Town Center Multi-Family Apartment Trip Generation Memorandum received August 11, 2011  
Letter Fulton County Dept. of Health and Wellness received August 9, 2011 
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